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Mr.  John  R.  Quarles 

Tufts-New  England  Medical  Center 

171  Harrison  Avenue 

Boston,  Massachusetts  02111 


Dear  John: 

Since  our  last  meeting,  we  have  put  together  this  proposal 
to  determine  the  feasibility  of  renovating  and  perhaps 
modifying  the  Music  Hall  so  that  it  could  serve  the  Citv  as 
a  performing  arts  facility  suitable  for  opera  and  ballet.   We 
have  completed: 

A  preliminary  design  analysis  which  defines  two 
alternative  schemes  for  modifying  the  Music  Hall 
(Exhibit  1) 

A  preliminary  cost  estimate  of  each  alternative 
(Exhibit  1) 

A  market  analysis  evaluating  potential  demand  for 
performing  arts  space  (summary  attached:   Exhibit  2) 

-»   A  market  analysis  of  the  existing  supply  of  such 
space  (summary  attached:   Exhibit  3) 

A  preliminary  projection  of  gross  revenue  for  a 
renovated  Music  Hall  (Exhibit  4) 

An  estimate  of  operating  expenses ,  a  summary  o^  which 
is  attached  as  Exhibit  5 

A  preliminary  analysis  of  the  alternatives  for 
financing  capital  improvements  (Exhibit  6) 

We  have  had  discussions  with  representatives  of  the  ODera 
Company,  The  Boston  Ballet  and  the  Boston  University  Celebrity 
Series  to  assess  their  interest  in  the  Music  Hall.   (Please 
see  attached  letters  from  Walter  Pierce  and  Harry  W.  Wilcott, 
attached  as  Exhibit  7.)   in  addition,  we  have  met  with  numerous 
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prominent  citizens  to  evaluate  the  potential  financial 
support  that  would  be  available.   The  initial  reaction  has 
been  one  of  overwhelming  support  with  the"  recognition  that 
this  would  be  one  of  the  most  significant  improvements  to 
be  made  to  the  cultural  life  of  this  City. 

The  vitality  of  artistic  and  cultural  offerings  in  Boston 
is  acknowledged  throughout  this  country  and  the  world. 
However,  Boston  is  also  known  as  the  place  where  there  is 
no  first  class  setting  for  opera  and  ballet.   To  build  a 
new  facility  is  virtually  impossible,  and  one  argument  for 
not  trying  to  build  a  new  performing  arts  center  is  that 
the  City  already  has  theaters  which,  once  they  are  rehabilitated, 
could  provide  elegant  performing  arts  facilities  at  a  reasonable 
cost.   In  this  instance,  we  refer  SDecifically  to  the  Music 
Hall  and  its  rich  potential  as  an  outstanding  facility  for 
opera  and  ballet. 

The  Music  Hall  is  the  keystone.   The  City  would  be  forever 
indebted  to  Tufts-New  England  Medical  Center  if  it  could  be 
made  available.   Such  a  major  undertaking  obviously  does  not 
happen  overnight,  but  we  are  convinced  from  discussions,  we 
have  had  that  this  idea  would  receive  great  public  and  private 
support. 

Our  preliminary  analysis  concludes  that  modification  to 
the  Music  Hall  could  cost  anywhere  from  $4.5  to  $7.0  million 
depending  on  the  extent  of  the  new  construction.   As  this  ficrure 
is  directly  related  to  the  availability  of  land  for  addition  to 
the  Music  Hall,  it  obviously  requires  serious  discussion 
regarding  your  needs  and  future  plans  for  the  area. 

It  is  our  understanding  that  you  presently  obtain 
approximately  $70,000  per  year  in  lease  revenue  from  the 
facility  and  pay  roughly  $60,000  in  real  estate  taxes.   Thus, 
a  condition  of  any  proposal  to  modify  the  Music  Hall  would  be 
that  you  continue  to  receive  at  least  this  revenue.   We  have 
discussed  with  a  key  financial  institution  the  feasibility  of 
insuring  the  lease  payment  thereby  providing  you  the  security 
you  desire. 

We  would  hope  to  create  a  non-profit  entity  that  would 
lease  or  possibly  even  purchase  the  facility  from  you.   The 
basic  concept  would  be  to  insure  sufficient  control  of  the 
facility  to  justify  an  investment  of  between  $4.5  and  $7.0 
million. 

We  estimate  that  a  facility  so  improved  would  generate 
approximately  $4  75,00  0  a  year  which  would  provide  roughly 
$275,000  for  debt  service  and  real  estate  taxes.   Assuming  the 
facility  would  pay  minimum  real  estate  taxes ,  the  income  could 
support  $2.0  million  to  $3.0  million  of  debt  financing. 


Mr.  Quarles 
Page  3. 

The  balance  of  the  funds  would  have  to  be  raised 
privately;  but  based  on  our  conversations  to  date,  and  the 
potential  savings  that  could  be  achieved  by  effective 
utilization  of  the  Music  Hall,  we  believe  it  is  reasonable  to 
expect  that  donations  or  grants  could  supply  a  minimum  of 
$2.0  million  and  possibly  up  to  $4.0  million. 

In  short,  our  review  concludes  that  it  would  be  financially 
and  architecturally  feasible  to  convert  the  Music  Hall  into 
a  first  class  space  for  the  performing  arts.   We  now  need 
time  to  study  the  concept  in  far  greater  detail  and  to 
explore  with  you  how  any  plans  for  the  Music  Hall  are  related 
to  the  interests  and  needs  of  Tufts-New  England  Medical  Center. 

It  should  be  added  that  this  proposal  for  reuse  of  the 
Music  Hall  does  not  conflict  in  any  way  with  the  present  or 
proposed  operations  of  the  Boston  Center  for  the  Arts.   In 
fact,  we  see  the  Music  Hall  and  the  BCA  as  complementary 
facilities,  with  each  in  its  own  way  enhancing  the  cultural 
life  of  the  City. 

It  is  my  hope  that  you  would  give  us  a  period  of  approxi- 
mately one  year  to  work  out  the  details.   During  this  time 
we  would: 

(1)  establish  a  private,  non-profit  corporation 
composed  of  prominent  Bostonians  to  negotiate 
the  detailed  arrangements  with  the  interested 
cultural  groups; 

(2)  hire  an  architect  to  complete  a  detailed 
architectural  analysis  and  cost  estimates  of  the 
program  requirements  of  the  principle  users; 

(3)  complete  a  detailed  market  analysis  which  would 
establish  revenue  projections  supported  by 
commitments  from  prospective  users ; 

(4)  explore  in  detail  alternative  financing  schemes; 

(5)  obtain  pledges  of  financial  support  of  at  least 
$500,000. 

Upon  completion  of  these  five  steps,  it  is  expected 
that  the  corporation  would  be  prepared  to  sign  a  lease  with 
Tufts-New  England  Medical  Center  on  mutually  agreeable  terms. 
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We  appreciate  your  interest  in  returning  the  Music 
Hall  to  its  position  as  one  of  Boston's  key  cultural  facilities 
We  would  be  happy  to  discuss  this  with  you  at  your  convenience. 


/ 


Sincerely, 


■i- 


^V  I   /L(:-- 


Robert  T.  Kenney      /T"^ 
Director 
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ESTIMATE  OF  CAPITAL  IMPROVEMENT  COSTS 

OPTION  I 

(A)  Interior  Renovation 

Our  preliminary  study  indicates  that  a  necessary  first 
step  for  conversion  of  the  Music  Hall  to  a  facilitv  for 
opera  and  ballet  would  involve  interior  renovation. 

The  interior  renovation  would  consist  of  an  improved 
air  conditioning  system,  new  house  lighting  and  a 
system  of  portable  walls  to  reduce  the  size  of  the 
house  by  closing  off  rear  portions  of  the  balcony 
and  orchestra. 

The  rehabilitation  program  would  also  include 
painting,  reupholstering  of  seats,  recarpeting  and 
some  acoustical  treatment. 

Cost  estimate  for  this  portion  of  the  proqram  is 
$1  million. 

(B)  New  Construction 

Since  the  greatest  deficiency  of  the  Music  Hall  at 
the  present  time  is  the  depth  of  the  stage,  the  major  feature 
of  this  construction  program  would  be  enlarging  the  size 
of  the  stage  to  a  total  depth  of  100  feet. 

At  the  same  time ,  the  stage  would  be  expanded 
latitudinally .   Expansion  is  possible  to  the  extent 
where  the  wing  towards  the  West  (in  the  direction  of 
the  Wilbur)  would  be  40  feet;  the  wing  towards  the  East 
could  be  expanded  to  60  feet. 

Above  the  new  staqe,  a  fly  loft  would  be  constructed, 
fully  equipped  with  mechanical  equipment  necessary  for 
its  operation. 

New  stage  lighting,  acoustical  and  audio  work  would  also 
be  part  of  the  program. 

The  expanded  stage  and  backstage  area  would  be  built 
on  BRA-owned  land  fronting  on  Stuart  Street.   It  would  be 
necessary  for  this  new  structure  to  contain  retail  space 
and  other  active  uses  along  Stuart  Street. 

Cost  estimate  for  this  phase  of  the  program  is  $2   million. 
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(C)   Construction  of  Support  Facilities 

It  would  be  necessary  to  build,  adjacent  to  the 
backstage,  a  facility  to  be  used  for  scenery 
construction,  scenery  storage,  and  wardrobe  storage. 
Truck  access  to  this  facility  would  be  through  Dore 
Street  and  there  would  be  a  loading  dock  to  accommodate 
deliveries . 

Directly  behind  the  new  stage  would  be  a  complex  of 
dressing  rooms  and  rehearsal  soace. 

In  addition,  this  phase  of  the  construction  program 
calls  for  a  Green  Room,  office  soace  and  reception 
areas . 

Cost  estimate  for  this  part  of  the  program  would  be 
$1.5  million. 


OPTION  II 

Option  II  is  a  program  that  encompasses  all  the  features 
of  Option  I,  as  well  as  improvements  specif icallv 
designed  to  serve  the  needs  of  a  professional  opera 
company. 

A  major  feature  of  Option  II  is  extensive  rebuilding 
of  the  auditorium  to  reduce  it  from  its  present 
capacity  of  4000  to  2500  seats. 

The  rebuilding  program  calls  for  moving  in  the  back 
wall  of  the  theatre  and  replacing  the  present  balcony 
with  a  smaller  space,  containing  approximately  500  seats 
This  will  make  the  house  depth  100  feet. 

Carrying  out  the  program  outlined  above  will  cost 
approximately  $1  million.   This  cost  will  be  in  addition 
to  the  $1  million  required  to  carry  out  improvements 
as  outlined  in  Option  I. 

The  other  major  element  in  Option  II  is  development  of 
an  Opera  Study  Center,  to  be  built  on  Stuart  Street, 
adjacent  to  the  new  backstage. 

This  Center  would  contain  a  library,  rehearsal  and 
class  rooms  and  additional  office  space. 
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Estimated  cost  of  this  facility  is  $1.5  million. 

Thus,  Option  II  would  involve  a  cost  of  about  $7 

million  as  opposed  to  the  estimated  $4.5  million  it  would 

require  to  undertake  the  program  outlined  in  Option  I 
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Attendance  ^Ijjjticnfor  Cultural 
Attraction.-,  in "Boston 


Theater 

1.  Children' s  Theater  (70-71  season)* 

2.  Theater  Vtorkshop 

3.  Theater  Co.  of  Boston 

.  h.   Stace  I  (70-71  season) * 

5.  Boston  Repertory  Theater 

6.  Pocket  Mime  Circus 

7.  Nat'l  Jewish  Theater,  Inc. 

8.  Publick  Theater 

9.  Charles  Playhouse 

10.  Shubert  Theater  (70-71  season)* 

11.  Hub  Theater  Company 

12.  T<?mpo  Theater  Company 

13.  Colonial  Theater 
lU.  Wilbur  Theater 

15.  B.U.  Celebrity  Series 

16.  University  Theater/Lecture  Series 

17.  Miscellaneous  (cabaret c,  etc) 


Perform; 

19  7  2 
^.nces  /Attendance 

4o,ooo 

1 

Perform: 

982 
inccs/Attcndar.< 

81+ 

100 

50,000 

50 

10,000 

100 

20,000 

50 

10,000 

100 

20,000 

105 

4,000 

150 

30,000 

100 

20,000 

150 

37,500 

100 

10,000 

150 

25,000 

h5 

8,000 

75 

15,000 

100 

10,000 

150 

15,000 

300 

120,000 

300 

120,000 

150 

150,000 

250 

250,000 

100 

10,000 

150 

30,000 

25 

5,000 

50 

10,000 

200 

275,000 

275 

275,000 

350 

350,000 

300 

300,000 

30 

20,000 

60 

50,000 

(undetermined) 

(undetermined) 

1,789       967,000    273bO 


1,247,500 


*Based  on  Hin^e  Block  Study 
Data  on  Theaters  in  Boston,  1971 
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Existing  Rent  Levels  -  Boston  Theaters 


1.  Symphony  Hall 

2.  Horticultical  Hall 

3.  Music  Hall 

k,   John  Hancock  Hall 

5.  Jordan  Hall 

6.  Sheraton  Plaza 

7.  Aquarius  Theater 

8.  Boston  Arena 

9.  Cyclorama  Building  (BCA) 

10.  Charles  Playhouse 

11.  Pilgrim  Theater 

12.  New  Theater  (Cambridge) 

13.  BCA  Theater 


Seating  Capacity 
2,631 

Rate 
$i80Q/day>- 

800 

$  U25/day* 

^,225 

$25,000/veeh* 

1,132 

$3500/veck" 

1,019 

$  750/nicht* 

1,000 

$  600/day* 

2,868 

$2500/night 

7,200 

$1000/night* 

$  U25/day 

525 

$1000/v/cek 

1,737 

$1200-Ol500/d; 

383 

.$1500/v:eek 

199 

$  200/veek 

•  Hinge  Block  Study 

Data  on  Theaters  in  Boston,  1971 
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Performing  Organization 

)pera  Company  of  Boston 
Boston  Ballet 

Metropolitan  Opera  Company- 
celebrity  Series 
vliscellaneous   (rock  concerts  ,  etc, 

Total 


Average 

Rental  per 

Performances 

Performance 

Annual  Rental 

40 

$  2, 500 

$  100.000 

40 

$  2, 500 

$  100,000 

7 

$  3, 000 

$    21.000 

40 

$   4,000 

$  160,000 

)          23 

$  4,000 

$    92.000 

150 

$  473,000 

say  $  475.000 


ESTIMATED    OPERATING    STATEMENT 


Gross  Revenue  $475,000 

Operating  Expenses  (    $130,000.) 

Rental  payment  to  Tufts  (         70,000.) 


Net  available  for  Debt  Service 

and  R/E  taxes  $275,000 
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Exhibit     6 


FINANCING    OF     CAPITAL    IMPROVEMENTS 


istimate  Cost: 


Option  1 

$  4.  5  million 


Option  2 
$7.0  million 


Method  of  Financing 


General 

Obligation 

Bonds 


Tax  Exempt 
Revenue  Bond 


Convention. 
Debt 


aterest  Rate 


erm 


Effective  Constant 


7  1/4% 
35  years 

7.88% 


8  1/2% 
35  years 
8.97% 


10  1/4% 

35  years 
10.55% 


)ebt  Supported  by 

Jet  Incomeof   $250,  000 


$3.  2  million 


additional  funds    or 

Irant  Required  Opt.l        $1.  3  million 

Opt.  2       $3.  8  million 


$2.  8  million 

$1.  7  million 
$4.  2  million 


$2.  3  millior 

$2.2  millior 
$4.  7  million 
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August  27,  197U 


Mr.  Robert  Kenney,  Director 

Boston  Redevelopment  Authority 

Room  900 

Boston  City  Hall 

Boston,  MA   02201 

Dear  Mr,  Kenney: 

We  heartily  support  the  Boston  Redevelopment  Authority's 
endeavor  to  provide  Boston  with  a  first  class  facility  for  the 
performing  arts.   Since  the  unfortunate  razing  of  the  Boston 
Opera  House  the  city  of  Boston  has  been  without  an  adequate 
theater  for  opera  and  ballet.   The  facilities  available  to  the 
Boston  University  Celebrity  Series  and  other  performing  arts 
organizations  have  been  makeshift  and  inadequate.   Although  the 
Music  Hall  provides  the  audience  with  a  satisfactory  auditorium 
in  which  to  see  ballet  and  opera,  the  technical  facilities, 
including  the  stage  and  dressing  rooms,  are  woefully  inadequate. 
This  condition  has  resulted  in  several  major  dance  companies 
cancelling  proposed  Boston  engagements. 

As  to  the  latter  point,  it  is  conceivable  that  the 
Boston  University  Celebrity  Series  could  book  as  many  as  forty 
dates  at  the  Music  Hall  if  it  is  expanded.   While  it  is  impossible 
to  make  a  firm  commitment  on  this  matter  at  the  present  time,  we 
project  that  the  added  dates  could  accrue  from  companies  we 
can  not  book  at  the  present  time  because  of  limitations  which 
now  exist  at  the  Music  Hall. 

Therefore  we  welcome  the  Boston  Redevelopment  Authority's 
initiative  in  proposing  a  plan  that  would  expand  the  stage  of  the 
Music  Hall  and  that  would  give  the  city  of  Boston  the  kind  of 
auditorium  it  has  lacked  these  many  years. 

Sincerely  yours, 

/     /        ...    -     ,        ) 


c  L 

Walter   Pierce 
WP:SD 


-^  / -—mmw\ 
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BOSTON  REDEVELOPMENT  AUTHORITY 
Mr.  Robert  Kenney  OFFICE  OF  THE  DIRECTOR 

Executive  Director 
Boston  Redevelopment  Authority- 
Dear  Mr.  Kenney: 

The  Music  Hall  is  very  important  to  the  continued  success  of  the 
Boston  Ballet  Company.  It  is  a  magnificent  theatre  and  the  only  one  of 
its  kind  in  the  city.  With  a  seating  capacity  of  4,200  seats  and  the 
marvelous  interior,  it  offers  a  proper  showcase  for  the  performing  arts. 
I  am  delighted  with  your  interest  in  preserving  this  great  house  for  the 
City  of  Boston. 

The  Boston  Ballet  currently  uses  the  theatre  for  six  weeks.  If  the 
Music  Hall  could  be  equipped  with  proper  stage  equipment  (i.e.,  lights, 
lighting  board,  hemp  and  other  necessary  accouterments)  for  stage 
production,  and  a  suitable  rental  could  be  worked  out,  I  am  certain  that 
the  Boston  Ballet  would  expand  its  performing  time  at  the  Music  Hall  to 
ten  weeks. 

One  of  our  immediate  concerns  is  doing  more  performances  in  Boston  by  doing 
a  fall  and  spring  repertoire  series  as  well  as  an  expanded  Nut  Cracker  in 
December.  Unfortunately  our  current  situation  requires  that  we  pay  a  heavy 
rental  for  the  theatre  and  also  the  additional  expense  of  bringing  in  our 
own  light  panels  and  all  stage  materials.  With  a  properly  equipped  theatre 
we  could  avoid  the  secondary  expenses  and  spend  that  money  on  rental  rather 
than  equipment. 

You  can  be  sure  of  the  full  support  of  the  Boston  Ballet  Company  in  your 
efforts  to  preserve  this  fine  house.  Its  availability  to  the  Boston  Ballet 
and  other  performing  art  groups  is  essential  if  we  are  to  maintain  the 
rich  cultural  environment  which  is  so  essential  to  our  everyday  life.  The 
Music  Hall  could  not  be  replaced  with  equal  splendor  at  todays'  costs.  We 
need  it. 


Sincerely, 


Harry  W.  Wilcott 

Chairman  of  the  Board  of  Trustees 

HWW/nje 
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